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October  28,    1982, 


Mr.    Francis  X.   Joyce 
Executive  Director 
Massachusetts  Convention 
Center  Authority 

Dear  Mr.   Joyce: 

This  report  on  the  reconstruction  and  expansion  of  Hynes  Auditorium  represents 
the  culmination  of  a  cooperative  effort  undertaken  the  City  and  its  design 
consultants  with  the  participation  and   support  of  the  hotel  and  convention 
industry. 

The  proposed  development  plan  as  prepared  by  the  internationally  recognized 
Boston  architectural  firm,    Kallmann,   McKinnell  and  Wood,    Inc.,   and  the 
nationally  recognized  convention   space  programming  firm,    Perez  and  Associates, 
represents  a  unique  expression  of  Boston's  history  as  well   as  its  economic 
growth.      The  design   provides  a  strong  image  of  historic  Boston  architecture 
and  is  compatible  with  the  character  of  major  public  buildings  in  the  Back 
Bay  and   Huntington  Avenue  areas,   notably  the  Boston   Public  Library,   Symphony 
Hall   and  the  adjacent  Tennis  and   Racquet  Club.     The  open  archways  and 
arcade  reflect  in  many  ways  the  spirit  of  optimism  that  is  created   by  this 
project  and  what  it  means  to  the  future  of  the  City. 

It  has  been  clear  from  the  start  of  work  on  this  project  that  the  Commonwealth 
of  Massachusetts,   because  it  is  the  major  beneficiary  of  the  economic  growth 
generated  by  this  project,    should  finance  the  reconstruction  of  Hynes 
Auditorium.     The  creation  of  the  Massachusetts  Convention  Center  Authority 
has  been  a  milestone  event  in  helping  bring  this  project  closer  to  fruition. 
The  City  of  Boston  is  pleased  to  have  created  the  groundwork  for  this  develop- 
ment by  carrying  through  the  design  phase  of  the  Hynes   reconstruction. 
This  cooperative  effort  will    result  in  a  doubling  of  Boston's  convention   busi- 
ness and   in  an  increase  of  state  tax   revenues  from  an  estimated  $32  million  a 
year  to  $64  million  a  year  in   1987. 

The  private  sector  has  given   its  strong  endorsement  of  this  public  investment 
by  its  commitment  of  $500,000,000  to  construct  5,000  new  hotel   rooms  in   Boston. 
The  reconstruction  of  Hynes,   carried  out  to  coincide  with  this  increase  in 
hotel   space,   will   help  Boston  maintain  its  competitive  position  as  one  of  the 
leading   convention  cities  in  the  world. 


I   want  to  thank  members  of  the  business  community,   the  neighborhood  groups, 
and   Boston  Society  of  Architects  who  participated   in  this   planning   process, 
and   I   want  to  acknowledge  the  encouragement  this  project  has  received  from 
the  Prudential    Insurance  Company  of  America,    Inc. 

The  City  will   continue  in   every  way  possible  to  work  in   cooperation   with  the 
Massachusetts  Convention   Center  Authority  and  the  state   leadership  to  ensure 
that  implementation  of  this   project  proceeds  on   schedule. 

Sincerely, 

^Su —  tf.  U)  AJCzz 

Kevin   H.   White 
Mayor 


Boston 
Redevelopment 

Authority 


Robert  J.  Ryan/Director 
October  28,    1982 


Mr.    Francis  X.   Joyce 
Executive  Director 
Massachusetts  Convention 
Center  Authority 

Dear  Mr.   Joyce: 

Legislation  creating  the  Massachusetts  Convention   Center  Authority  requires 
that  a  detailed   report  on  the  Hynes  expansion  plans  be  submitted  to  various 
state  officials  by  the  end  of  this  year.      The  following   report  by  the  City  and 
its  design  consultants,   has  been   prepared  for  review  and  consideration   by  the 
Massachusetts  Convention  Center  Authority  so  that  these  plans  can  be  imme- 
diately submitted  to  the  appropriate  state  officials  for  their  consideration. 

The  report  reviews  the  history  of  the  planning  process  and   identifies  the 
goals  which  were  established  for  the  Hynes  expansion  with  the  participation  of 
some  six  advisory  groups.      The  location  characteristics  of  the  site  and   its 
environs  are  described  and  the  ten  alternative  development  plans  which  were 
evaluated  are  summarized.      The  recommended   reconstruction  and  expansion 
plans  are  then  covered  in  detail.     The  report  concludes  with  a  discussion  of 
the  operating  revenue/expense  projections,   an  identification  of  the  acquisition/ 
relocation  activities,   the  construction  schedule  and  a  summary  of  the  economic 
benefits  to  the  Commonwealth  which  will   result. 

This   report  has  been   prepared  in  consultation  with  the  Hynes  Auditorium 
Commission  and  staff,   the  Greater  Boston   Convention  and  Tourist  Bureau, 
representatives  of  the  hotel  and  meeting  industry,   the  Back  Bay  Neighborhood, 
the  Chamber  of  Commerce  and  the  Prudential    Insurance  Company  of  America,    Inc. 

Our  respective  agencies  are  grateful  for  the  advice  and  support  we  have 
received  from  all   who  have  participated   in  this  project  to  date.      We  are 
committed  to  lending  support  to  a  project  that's  so  vital  to  the  economic 
future  of  this  region. 


mu~ 


RobertlJ.    Ry/h  & L    Donald   B-   Manson 

BRA   Director  IDZHT     PFD   Director 


1  City  Hall  Square 

Boston,  Massachusetts  02201 

(617)  722-4300 
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A  REPORT  TO  THE  MASSACHUSETTS  CONVENTION  CENTER  AUTHORITY: 

A  NEW  CONVENTION  CENTER  FOR  BOSTON- 
REBUILDING  THE  JOHN  B.  HYNES  VETERANS  AUDITORIUM 


Kevin   H.   White,    Mayor 
City  of  Boston 

Robert  J.    Ryan,    Director 
Boston    Redevelopment  Authority 

Donald   B.    Manson,    Director 
Public   Facilities   Department 


October  28,    1982 


City  of  Boston's  design  concept  for  reconstruction  of  Hynes  Auditorium  wil 
feature  open  archways  and  arcades  compatible  with  the  character  of  major 
public  buildings  in  the  Back  Bay,    notably  the  Boston   Public  Library, 
Symphony   Hall  and  the  The  Tennis  and   Racquet  Club. 
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BACKGROUND 


I  BACKGROUND 

Legislation  establishing  the  Massachusetts  Convention   Center  Authority  and 
providing  for  the  State  purchase  of  Hynes  Auditorium  stipulated  that  a  develop- 
ment proposal  for  a  convention  center  be  submitted  to  various  State  officials. 
Information  to  be  submitted  as  part  of  this  proposal   is  to  include  a  descrip- 
tion of  the  project,    property  acquisition,    project  costs,   operating  budget,   con- 
struction time  schedule,   funding  and   legislation   required  to  implement  the  pro- 
ject. 

In  April,   1982  the  City  retained  the  nationally-known   Boston  architectural  firm 
of  Kallmann,   McKinnell   and  Wood  and  the  convention  facility  space  program 
firm  of  Perez  Associates  to  carry  out  the  planning  of  Hynes  Auditorium   recon- 
struction.     The  analysis  which  they  have  carried  out  and  the  design   plans 
which  they  have  prepared  in  consultation  with  the  City  and  various  Advisory 
Committees  provides  the  information   required   by  the  Massachusetts  Convention 
Center  Authority.      The  material   has  been  summarized  by  the  City  in  the  fol- 
lowing  report  which   includes:      a  history  of  the  planning   process,    problems/- 
goals  for  Hynes  renovation  and  expansion,   a  description  of  the  alternative 
development  plans  and  the  proposed  project  including   parking,   operating  cost 
projections,   and  construction  timetable.      Finally,   the  benefits  to  the 
Commonwealth  for  undertaking  a  project  of  this  magnitude  are  summarized. 

Because  of  the  throughness  with  which  the  preliminary  plans  have  been   prepared 
the  Massachusetts  Convention  Center  Authority  will   be  able  to  continue  the 
design   process  on  the  time  schedule  required  to  complete  construction  by  1986 
when  some  5,000  new  hotel   rooms  will   have  been  completed  in  downtown   Boston. 
Meeting  this  time  schedule,   on  the  other  hand,   will   require  the  cooperation  of 
the  City  and  the  State  officials,   the  Prudential    Insurance  Company  and  the 
General   Court  of  the  Commonwealth. 
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IMARKET   STUDIES 

Beginning   in   1976,   the  City,    recognized   the  potential   growth  of  the  convention 
industry  and   undertook  a  study  to  determine  what  public  actions  were  necessary 
or  advisable  to  enhance  Boston's  ability  to  compete  for  national   conventions. 
Working  with  the  Greater   Boston   Convention   and   Tourist  Bureau,   the  City 
evaluated  the  facilities  of  competitive  cities  and  analyzed  the  relationship 
between  available  hotel   rooms  and  exhibit  space.      It  was  initially  concluded 
that  Boston   needed   both  expanded  exhibit  space  as  well   as  convention   hotel 
rooms. 

Market  studies  were  carried  out  in   1979  and   in  1981   to  determine  the  appro- 
priate size  convention  facility  and  where  this  facility  might  be  located.      The 
results  of  these  studies   by  both  the   BRA  and  the  consulting  firm  of  Peat,    Marwick 
and  Mitchell   identified  the  need  for  Boston  to  have  a  convention  facility  with 
some  250,000  sq.ft.   of  exhibit  space  and   up  to  100,000  sq.ft.    of  meeting   space. 
Marketing  of  this  expanded  facility  would   be  focused  at  the  professional   and 
medical   associations  who  need  quality  meeting   space   rather  than   at  gate  shows 
which   require   larger  amounts  of  exhibit  space. 

Sites  for  accommodating  this  space  program  were  analyzed.      In  addition  to  con- 
sidering the  expansion  of  Hynes,   the  City  evaluated  the  possibility  of  building 
a  new  facility  at  North  and  South  Stations. 

A  convention  facility   requires  a   large  site,    a  minimum  of  5  to  10  acres,    good 
access  and   public  transportation,    proximity  to  hotels  and  cultural   attractions. 

This  analysis  concluded  that  the  expansion  of  Hynes  was  the  most  cost-effective 
solution.      The  expansion   in  contrast  to  building  a  new  facility,   could  take  place 
in  a  shorter  time  period   since  Hynes  was   located   in   an   area  which   did   not  require 
major  infrastructure  improvements.      The  reconstruction  of  Hynes  would   be  at 
a  cost  below  that  of  a  new  facility  since  one  half  of  the  required   space  was 
already  constructed.      In   addition,    Hynes  was  a   preferred   location   because  of 
its  proximity  to  hotels,    restaurants,   and  cultural   attractions. 


ICONSULTANT  SELECTION    PROCESS 


The  City  of  Boston   spent  more  than  two  years,   from   February  1980  until   March 
1982  in   seeking  funding  to  retain  consultants  needed  to  carry  out  the  design 
of  Hynes  Auditorium  expansion.      The  chronology  of  events  which   led  to  the 
selection  of  Kallmann,   McKinnell,   and  Wood  as  architects  and   Perez,   Associates 
as   space  programmers   is   listed   below: 


1.        February,    1980: 


2.  July,    1980: 

3.  September,    1981 

4.  September,    1981 

5.  November,    1981: 

6.  December,    1981: 

7.  March,    1982: 

8.  April,    1982: 


The  Boston    Redevelopment  Authority  and  the 
Public   Facilities   Department  agreed  on  a   list 
of  9  architectural   firms  to  be  interviewed: 
The  Selection  criteria  included;   firms  which 
had  experience  in  the  design  of  major  public 
buildings  as  well   as   recognition  for  planning 
buildings  of  outstanding  design. 

The  State  passed   H486  to  fund   renovation/ 
development  of  convention  facilities  in  the 
Commonwealth. 

Peat,   Marwick,   Mitchell   completes  market  study 
for  City  which   recommended  expansion  of  Hynes. 

City  of  Boston   applied  to  the  State 
Administration   and   Finance  for  $3  million  to 
retain  design/engineering  consultants. 

City  interviewed  four  architects  and  two 
space  programmers. 

The  Governor  approved  $3  million  grant  to 
the  City  of  Boston. 

City  Council  order  approved  to  accept  and 
expend   State  grant  money. 

City  Selects  consultant  team. 

Architects:      Kallmann,    McKinnell,    and  Wood,    Inc. 

Space   Programmers:      Perez  Associates 


ITHE  STATE   GRANT 

The  City  applied  in  September,    1981   and   received  approval   in   December  of  a 
$3  million  grant  to  fund  the  consultants  needed  to  carry  out  the  design  of 
Hynes  Auditorium  expansion.      The  City  has  thus  far  expended  $613,500  under 
this  grant  for  which   it  has   requested  payment.      The  four  contracts  are  listed 
below: 


Kallmann,    McKinnell   and  Wood,    Inc.,    -   Architects  $318,500 

Perez  Associates   -  Space   Programmers  85,000 

Greater   Boston   Convention  &  Tourist  Bureau  25,000 

City  Project  Management  185,000 

A  second   phase  contract  with  the  architectural  firm  of  Kallmann,   McKinnell 
and  Wood,    Inc.,   for  a  total  of  $1.5  million   is  currently  being   processed  by 
the  City.      This  contract  for  preliminary  design   is   required   in  order  to   keep 
the  design   process  on  schedule. 


IPHASE    I    DESIGN    PROCESS:      A   DESCRIPTION 

The  initial   contracts  with    Kallmann,    McKinnell,    and  Wood,    Inc.,   architects  and 
the  space  programming  firm  of  Perez  Associates,    Inc.,   were  divided   into  three 
phases:      (1)   reconnaissance,    (2)   preliminary  and   (3)  final   space  program/ 
conceptual   design.      A  summary  of  the  tasks  and  time  schedule  which  was 
followed   is  described   below: 

Reconnaissance:      April,    1982 

In  this  first  phase,   the  architects   identified  the  size  of  the  expansion  areas 
available  at  Hynes  and  the  engineering  issues  associated  with   building  adjacent 
to  Hynes.     The  deficiencies  of  the  existing  facility  were  noted.      Visits  were 
carried  out  to  three  competitive  facilities:      Baltimore,    Atlanta,    and  San 
Francisco,   to  study  the  design  of  modern   convention  facilities. 

Preliminary  Space  Program:      May/June 

During  this  phase,   meetings  were  held  with   Hotel   and   User  groups   (trade, 
convention  and  gate  show  organizers)  to  identify  their  concerns  and  to  receive 
their  comments  on  various  development  options  which  were  being  considered. 
Seven  development  options  were  prepared  and  evaluated.      Meetings  were  also 
held  with  the  Prudential    Insurance  Company  to  solicit  their  comments. 

Final  Space  Program  and   Conceptual   Design:      July/October 

The  three  initial   alternatives  were  modified  and   seven  additional  options  con- 
sidered.     Follow-up  meetings  with  the  hotel   and  user  committees  as  well   as 
the  Prudential    Insurance  Company   led  to  the  selection  of  one  of  these  options. 


PARTICIPANTS 

Under  the  direction  of  the  Boston   Redevelopment  Authority  and  the   Public 
Facilities   Department,   the  consultant  team  of  Kallmann,    McKinnell   and  Wood, 
Architects  and   Perez  Associates,   Space  Programmers  carried  out  the  design  of 
Hynes  Auditorium.      The  City  and   its  consultants  were  assisted   in  this   process 
by  the  Auditorium  Commission  and  the  Convention   Bureau   which  organized  and 
participated  on  three  Advisory  Committees  who  viewed   and  commented  on  the 
alternative  plans  as  they  were  developed.      The  meeting   dates  and   participants 
are  listed  below.     The  City  is  grateful  for  the  contribution  which  these  in- 
dividuals made  in  the  planning   process,   as  well   as  for  the  participation  and 
support  of  the   Prudential    Insurance  Company  of  America,    Inc.    which  worked 
with  the  City  in  all   phases  of  this   project. 


HOTEL   ADVISORY   COMMITTEE 


Mr.    James   Bennett 
Ritz  Carlton   Hotel 

Mr.    Michael   Campa 
Marriott  Hotel/Copley   Place 

Mr.    Robert  Horgan 

Boston   Marriott  Hotel/Long  Wharf 

Mr.    Bodo   Lemke 
Westin   Hotel   Company 

Mr.    Robert  Sage 

Sage  Motor   Hotel   Corporation 

Mr.    Roger  Saunders 
Boston   Park  Plaza   Hotel 

Mr.    Gary  Sieland 
Sheraton-Boston   Hotel 

Mr.    Alan  Tremain 
Copley   Plaza   Hotel 


USER   ADVISORY  COMMITTEE 


Mr.   William  T.    Maloney 

Professional   Relations  and   Research    Institute 

Ms.    Corinne  Dame 
Dame  Associates 

Mr.   John  Quigley 

New   England   Hospital   Assembly 

Mr.    Frank   Farrell 
Cahners   Expositions 

Mr.    Horace  Pierce 

Northeastern   Retail   Lumbermens  Association 

Mr.    Henry  T.    Cronan 
Robert  T.    Kenworthy,    Inc. 

Mr.    Albert  B.   Sears,   Jr. 

National   Fire  Protection  Association 

Mr.    Ernie  Witschi 

Special  Operations  Manager,    Electro 


SERVICE  CONTRACTORS 


Electrical        -       Jim   Horan 

Plumbing        -       Peter  Janis 

Food  -       Hub  Catering 

Cleaning         -       Clean   by  Triangle 

Security         -       Exelon  Security 

Drayage  -       Casey  and   Hayes:      Bill   Casey  and  Jack  Casey 

Eastern  Transfer:    John  Shean 
Curtain  -       Windeco:      Herb   Levin,    Pete  Stacey,   Warren   Kenney, 

Exhibit  Aids 


GREATER  BOSTON  CONVENTION  AND  TOURIST  BUREAU 


Robert  Cummings,    President 

Dan  Mitchell,    Director  of  Convention   Marketing 

Paul    Lanigan,    Convention  Manager 

Gary  Grimmer,    Director  of  Communications 


AUDITORIUM   COMMISSION 


George   Leary,    Chairman 
Leonard   Greene,   Member 
Mario  Umana,   Member 
Albert  Kramer,   Manager 
Obie  Hall,    Engineer 


PRUDENTIAL    INSURANCE   COMPANY   OF  AMERICA,    INC 


Robert  J.   Scales,    President,    Northeast  Operations 
Roger  J.    Heinen,   Vice  President  of  Building  Services 
Roderick  MacDonald,    Public   Relations   Director 

Additional  groups  which   have  had  an  opportunity  to  review  the  plans  have 
included  the  Massachusetts  Turnpike  Authority,    representatives  of  the  Back 
Bay   Federation  and  the  Boston  Society  of  Architects. 


BACK   BAY   FEDERATION 


Stuart  Robbins,    Executive  Director 

Russel   Gaudreau 

Elliot  Laffer 

Elizabeth  Whitman 

Edward   Harvey 

Betsy  Houghtaling 

Jim   Bennett 

Lyn   Kendrick 

Rod  MacDonald 

Harvey  Maltz 

Judy  Porteus 

BOSTON   SOCIETY   OF   ARCHITECTS 

Oscar  Padjen,    AIA,    Chairman,    Urban   Design   Committee  of  the  Boston  Society 
of  Architects 


PARTICIPANTS 


MASSACHUSETTS   TURNPIKE   AUTHORITY 


John  T.    Driscoll,    Chairman 

M.C.    Crain,    Chief  Engineer 

David   R.    Nagle,    Director  of  Real    Estate 

Raymond   L.    Mclnnis,    Division  of  Engineering 

Edward   F.    Saunders,   Jr.,   Assistant  Resident  Counsel 

Robert  J.   McDowell,    HNTB 

John   N.    Grimm,   Assistant  Chief  Engineer 


SUB-CONSULTANTS 


Kallmann,   McKinnell   &  Wood,    Inc.,   Architect 

Structural   Engineer,   Weidlinger  Associates 

Soils   Engineers,    Haley  &  Aldrich,    Inc. 

HVAC   Engineers,   TMP  Consultant-Engineers,    Inc. 

Plumbing   Engineer,    R.W.    Sullivan 

Electrical    Engineer,    Lottero  &  Mason 

Traffic  &  Parking,    Norm  Abend 

Cost  Control   Consultants,    Hanscomb  Associates 

Fire  Safety  Consultant,    Firepro   Inc. 

Perez,   Associates,   Space  Programmer 

Don  Jewell,    Event  &   Facility  Consultant 

Norman  A.    Abend,   Traffic  and  Transportation   Consultant 

CITY  OF   BOSTON   -  STAFF 

Boston   Redevelopment  Authority  -  Staff 
Laurence  Koff,   Project  Manager 
Robert  Kroin,    Project  Architect 
William  Costa,    Director  Graphic  Design 
Daniel   Moon,    Graphic  Design 
Ralph  Memolo,    Public   Information 
Chris  Carlaw,    Director  of  Commercial   Development 
Bess   Gurman,    Financial   Analyst 
Alf  Howard,    Director  of  Transportation 
Ellen   Collins,   Traffic  Planner 

Dick  Mertens,    Director  of  Environmental   Planning 
Pat  Twohig,    Director  of  Real   Estate 
Tom  Daly,    Director  of  Business   Relocation 

Public   Facilities   Department  -  Staff 
Victor  Hagan,    Assistant  Director 
Peter  Scaprignato,    Project  Manager 
Carolyn   Mani,    Senior  Planner 
Philip   Varney,    Chief  Engineer 
Lewis   Cogliano,    Mechnical    Engineer 
Paul   Donhaue,    Structural    Engineer 


ADVISORY   COMMITTEE  MEETING   SCHEDULE 

The  following  meeting   schedule  includes  the  dates  and  agenda  of  the  major 
Advisory  Committee  meetings. 

DATE   (1982)  AGENDA 

April   14:  Problem   Identification 

May  6-8:  Tour  of  three  major  convention  facilities. 

June  14:  Review  of  three  initial   schemes. 

July  22:  Review  of  final   seven  development  alternatives. 

August  26:  Meeting  with   Back  Bay   Federation. 

September  2:  Design   review  of  schematic  plans. 

September  16:  Design   review  of  schematic  plans. 
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PROBLEMS/GOALS 


PROBLEMS/GOALS   OF   HYNES    RENOVATION/EXPANSION 

Representatives  of  the  hotel,   convention,   trade  and  gate  show  industry  as 
well  as  the  service  contractors  who  utilize  Hynes  established  with  the  City's 
consultants  a   listing  of  the  inadequacies  of  Hynes  and  an   identification  of  the 
goals  for  its  reconstruction. 

IEXISTING  SPACE   PROBLEMS 

Hynes  was  constructed   in   1965.     While  no  major  renovations  have  been   undertaken 
to  either  replace  or  up-date  its  facilities,   the  space  needs  of  the  convention 
industry  have  undergone  substantial   changes. 

The  major  deficiency  with  the  current  facility  is  the  absence  of  quality  meeting 
and   support  space.      Insufficient  exhibit  and   related  service  connections  are 
the  second  major  inadequacy.      These  and  the  other  related   problems  are  listed 
below: 

Exhibit  Space 

o     Floor  area  inadequate;   both  at  grade  as  well  as  total   square  footage. 

o     Ceiling   height,    14'   existing,   at  least  20'   desirable. 

o     Column   spacing:      30'  on  centers  is  workable;   column  free  or  60'-90'  on 
center  more  ideal. 

Meeting  Space 

o     Insufficient  meeting   room  space. 

o     No  specialized  meeting   rooms;   fixed   seating,   amenities. 

o     No  quality  meeting  space:      lighting,   floor  and  wall  finishes,   AV  facil- 
ities,  sound   proof  moveable  wall   partitions. 

o     No  meeting   space  with  direct  access  to  service  corridor  for  food  and 
beverage  handling  function. 

o     No  large  meeting   room  to  substitute  for  first  floor  auditorium  if  needed 
when   auditorium  is  utilized  as  exhibit  space. 

Pre-Function   Areas 

o     Registration   and   lobby  areas  only  serve  Auditorium.      Additional   areas 
needed  for  second  floor  exhibit  and   meeting   rooms. 

Food   Service 

o     Existing  concession   areas  cannot  be  closed  off. 

o     No  catering  or   kitchen  facilities. 
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Goods   Flow 

o     Truck  dock  area  congested  with  trash,    food   and   crate  delivery. 

o  Traffic  flow  along  Cambria  Street  congested  with  dual  function  of  Cheri 
Garage  and  Hynes  truck  access.  As  public  street,  City  cannot  control 
use. 

o     Elevator  access  inadequate;    slow  speed  of  large  elevators,    separate  ele- 
vators needed  for  food   handling  and  trash. 

o     No  nearby  truck  marshalling  yard. 
Parking 

o     No  parking  dedicated  for  Hynes  exhibitors,   as  well   as  meeting  attendees. 
Pedestrian   Circulation 

o     Inadequate  lobby  connections  from   Plaza   level   into  Hynes. 

o     Under-sized   second  floor  connection  from  the  Sheraton   Hotel   into  exhibit 
hall. 

Mechanical   Systems 

o     No  sprinklers 

o     HVAC  system  inadequate  and  high  operating  costs. 

o     Lighting  inadequate. 
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IGQALS    FOR    HYNES    RECONSTRUCTION 

Hynes  Auditorium  was  built  as  a  multi-purpose  convention/gate  public  assembly 
hall  facility.      As  the  largest  such   hall   in  the  Commonwealth,    Hynes  has  been 
able  over  the  past  seventeen  years  to  meet  the  diverse  needs  of  these  groups. 
But  as  the  nature  of  the  convention   industry  has  evolved,    new  more  competi- 
tive facilities  have  been  developed  throughout  the  country.      It  is  essential, 
therefore,   that  improvements  be  made  if  Hynes  is  to  remain  competitive. 

Of  major  priority  is  the  need  for  Hynes  to  re-define  its  function  from  that  of 
a  general,   all   purpose  convention,   trade,   gate,    public  assembly  facility  to  that 
of  serving   primarily  the  needs  of  national   conventions.      These  are  the  groups 
which  have  the  major  economic  impact  on  the  City  and  the  Commonwealth. 

The  goals  to  be  achieved  by  the  reconstruction  project  are  as  follows: 

o     Improvements  should  be  designed   so  as  to  capture  the  middle-sized  national 
convention  in  medicine,   engineering  and  education  with  attendance  in  the 
8, 000-12, 000-person   range. 

o     Expansion   should  facilitate  use  of  hall   by  single  as  well   as  multiple  shows 
so  as  to  maximize  hotel   room  occupancy. 

a  total  of  200,000-250,000  sq.ft.   of  exhibit  space  of  which  at  least 
100,000  sq.ft.    would   be  at  grade. 

new  lobby  areas  to  serve  Boylston  Street  and   Plaza   levels  as  well  as 
second  floor. 

large  multi-purpose  conference/exhibit  area  of  30,000  sq.ft.   that 
can  seat  at  least  3,500  people  and  which  could   be  used   separate  from 
auditorium. 

single  purpose  meeting   space;   30+  sub-dividable  rooms  of  various 
sizes. 

improved  goods  flow,    storage 

o     Major  improvements  should   be  geared  to  providing  meeting  and  accessory 
spaces   --   pre-function,   banquet,   conference  center,   which  can  operate 
in  conjunction  with  or  separated  from  exhibit  space. 

o     Convention  space  should   be  designed  so  as  to  operate  independent  of  any 
hotel   including: 

food  warming  as  well  as   kitchen   preparation  areas 

large  conference  room  which  could  function  as  a  ballroom 

well  defined  circulation  from   Huntington  Avenue  as  well   as   Boylston 
Street  to  major  lobby  areas 
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o     Basement  service  and   loading   should   be  improved: 

facilitate  use  of  all   nine  loading  docks  by   relocating  trash  and 
kitchen  delivery  to  chair  storage  area 

expand  truck  access  into  basement  by  improving  service  drive  from 
Huntington  Avenue 

new  elevators  for  service  contractors 
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LOCATION 
o     CONVENTION    HOTELS 
o      PROPERTY   OWNERSHIP 
o     DEVELOPMENT  SITE  OPPORTUNITIES/CONSTRAINTS 


IC0NVENT10N    HOTELS 

Unique  amongst  major  national   convention   centers  is   Hynes  Auditorium's   loca- 
tion within   1/4  mile  walking  distance  of  5,000  convention   hotel   rooms.      These 
hotels   include  (1)   the  Hilton,    372  rooms;    (2)  the  Sheraton,    1,400   rooms; 
(3)  the  Mid-town,    160   rooms;    (4)  the  Colonnade,    300  rooms;    (5)  the  Marriott, 
1,100  rooms;    (6)  the  Westin,   800   rooms;    (7)  the  Copley   Place,    450  rooms; 
(8)  the  Copley  Square,    150  rooms;    and   (9)  the   Lenox,    250  rooms.      This  prox- 
imity will   be  further  improved  when   all   weather  pedestrian-ways  from  Copley 
Place  and   Prudential  to   Hynes  are  constructed.      The  proximity  of  Hynes  to 
restaurants,   cultural   and   historic  attractions,    shopping,    public  transportation 
and  the  regional   highway  network  provides  the  additional   package  of  amenities 
which   makes   Boston  one  of  the  ten   most  popular  convention   cities  in  the  country 
and  the  only  City  with   5,000  hotels  within  one-fourth  mile  of  the  convention 
facility  (Table  1).* 


*  Survey  of  Association   and   Society  Manager  Magazine. 
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TABLE  1 

HOTEL  ROOMS 

Comparison  of  major  convention  city's  hotel 
rooms  within  1/4  mile  of  convention  facility. 


BOSTON 


5000 


NEW  YORK  CITY      O 


MIAMI  BEACH 


WASHINGTON, DC  ffl  ||  220 
11 


375 


PHILADELPHIA   || 

1  378 

ATLANTA  ||| 

III  50° 

NEW  ORLEANS  J 

SAN  FRANCISCO 


1200 


1300 


BALTIMORE 


ATLANTIC  CITY 


1600 


3IOO 
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IPROPERTY   OWNERSHIP 

The  existing   building  occupies  3  acres  of  City  property  at  the  corner  of  Boylston 
and   Dalton  Streets.      Four  adjacent  parcels  containing  2.5  acres  owned   by  the 
City  and  the   Prudential    Insurance  Company  were  evaluated   in  terms  of  their 
ability  to  accommodate  new  construction   in  the  process  of  preparing   alternative 
development  plans.      These  parcels  are  adjacent  to  and   directly  accessible  to 
Hynes  and  are  described   below: 


Ring   Road: 


The  existing  driveway  in  front  of  Hynes  contains 
as   indicated   some  52,796  sq.ft.   of  which   41,360  is 
owned   by  the  City  and   11,436  by  the  Prudential 
Center. 


Commercial   Block  C: 


Immediately  adjacent  to  Hynes  at  the   Plaza   level   is 
located  a  block  of  stores.      This  property  containing 
36,450  sq.ft.    and   eleven   retail   businesses   is   known 
as   Commercial   Block  C. 


West  Court: 


An  open  area  of  18,000  sq.ft.    owned   by  the   Prudential 
Insurance  Company  provides  for  pedestrian   circulation 
from  the  Sheraton   hotel   to  the   Prudential   Tower 
and   shopping   arcade. 


Commercial    Block  A: 


Located   adjacent  to  the  West  Court  at  the  Plaza 
level   and  extending  to  the  escalators  at  the 
Huntington   Avenue  entrance  is  45,000  sq.ft.   of 
former  retail   space  currently  sub-divided   into 
office  space. 
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DEVELOPMENT   SITE   OPPORTUNITIES/CONSTRAINTS 


The  topographic  and  engineering   issues  associated   with   building   in  the  various 
sub-areas  adjacent  to   Hynes  are  summarized   below.      Locations   refer  to  the 
site  plans  for  the  basement,    street  and   plaza   levels. 

LOWER    LEVEL   (Elevation   13') 

The   lower  level   site  plan    locates  the  Massachusetts  Turnpike  which   bisects  the 
site  separating  the  loading  dock  area  from  the  Boylston   Street  frontage.      Access 
into  the   loading   dock   (Area  A)   is  from   Cambria  Street.      A   second   means  of 
egress  from   Huntington   Avenue   (Area   B)   enters  the  basement  adjacent  to  the 
Sheraton    Hotel   property. 

Within  the  City  portion  of  the  ring  road  frontage  (Area  C)  there  is  currently 
no  construction.  Prudential  ring  road  basement  level,  (Area  D)  on  the  other 
hand,    contains   a  garage   (at  elevation   3'.) 


II 


STREET   LEVEL   (Elevations  22'-30') 

New  Construction   is  affected   by  the  Turnpike  location  as  well   as  the  differing 
grade  elevations  of  the  site. 

Building  at  the  street  level  within  the  ring   road  at  the  Dalton  and   Gloucester 
Street  lobbies   (Areas   E  and   F);    Area   E  will   require  the  provision  of  light  wells 
in  order  to   lessen  the  weight  load  on   the  support  structures  which   bridge  the 
turnpike.      New  construction   in  the  ring   road   near  the  escalators   (Area   F) 
does   not  represent  any  major  problems  even  though   it  is   located   above  a  portion 
of  the  Prudential  garage.     The  footings  and  foundations  for  the  garage  can 
accommodate  additional   air-rights  construction. 

Because  the  elevations  of  Boylston   Street,   the  main   Exhibit   Level,    and   Prudential 
Plaza   Level   differ,    grade  changes  must  be  provided   where  possible,   through 
the  use  of  stairs,    ramps  and  escalators. 

The  main   level  of  Hynes  is  4.81  above  Boylston  and   Dalton  Streets  and  a  full 
floor  or  12.8'   above  the  ring   road  at  the  Prudential   Plaza  escalators.      Ramps, 
stairs  and  a  new  entry  level   with  escalators  must  be  utilized  to  bring   people 
up  to  the  level  of  the  hall   at  elevation  34.8'. 

As  indicated  on  the  Street  Level  Site  Plan,   the  elevation  drops  from  30'   at  the 
corner  of  Boylston  and   Dalton  Streets  to  22'   at  Boylston  and  Gloucester  Street. 
A  new  floor  below  that  of  the  existing  first  floor  auditorium  can  be  constructed 
in  the  ring   road  to  take  advantage  of  this  grade  change. 
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MAIN    LEVEL 

New  construction   at  the   Prudential    Plaza   level   (elevation   38. 51)   in  the  area  of 
Commercial   Block  C   (Area  G)   requires  that  the  single  story   retail   structure 
be  demolished   as  the  existing   roof  cannot  support  any  additional    levels. 
Furthermore,    because  of  the  turnpike,    new  construction   in  this  area  would 
have  to  be  at  an   elevation  of  41   above  the  main   level  of  Hynes   (elevation 
34.8').      Any  new  structure  in  the  area  of  Commercial    Block  C   must  be  limited 
to  two  stories  because  of  the  Massachusetts  Turnpike  structure. 

Similar  construction   problems  affect  development  in  the  West  Court  (Area   H), 
and   Commercial   Block  A   (Area   I). 


u 


J — U 


RING         ROAD 


EXISTING        HYNES 
EL.  34.8 


SHERATON 


EX..  36.5 
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ALTERNATIVE  DEVELOPMENT  PLANS 

Preliminary  Analysis 

Scheme   I 
Scheme   II 
Scheme   1 1 1 

Final   Development  Alternatives 

Alteration  2 
Alteration  3 
Alteration  3A 
Alteration  4 
Alteration  4A 
Alteration  5 
Alteration  5A 


ALTERNATIVE  DEVELOPMENT  PLANS 

I  Preliminary  Analysis: 

The  consultant  team  working  with  the  City,    staff  of  the  Auditorium  Commission, 
the  Greater  Boston   Convention  and  Tourist  Bureau   and  the   Hotel   and   User 
Adivsory  Committees  identified  and   evaluated  a   number  of  development  alter- 
natives  ranging  from  building  within   Hynes  and  the  ring   road  area  owned   by 
the  City  to  an  expansion  which  encompassed  all  of  the  City  as  well   as 
110,886  sq.ft.   of  Prudential   property.      These  development  schemes  were  eval- 
uated  in   terms  of  the  preceding   goals  for  the  expansion  as  well   as  on  the  costs 
and   impact  which  this  construction  would   have  on  the  adjacent  property.      The 
various  alternatives  are  summarized   below. 


The  architects,    Kallmann,   McKinnell   and  Wood,    began  their  analysis  with  an 
evaluation  of  the  site  and  adjacent  development  areas.      The  additional   square 
footage  which  could   be  provided   under  three  successively   larger  development 
alternatives  was  estimated.      The  space  programmers,   working  with  the  architects, 
then   identified  the  functions  for  which  the  additional   square  footage  should   be 
allocated.      The  results  of  this  iterative  process   led  to  an   initial   presentation 
on   May  21st  of  three  development  schemes   (Table  2). 

Table  2.      Scheme   I    proposed  an  expansion   solely  within  the  City  of  Boston 

property.      The  basic  elements  of  this  alternative  were  to  add   a   new 


floor  at  the  balcony   level  of  the  auditorium   relocating  this  assembly 
function  to  the  new  second  floor  and  to  provide  additional   lobby  and 
meeting   space  in  the  ring   road  addition.      This  option  added   119,000 
square  feet  of  space  at  a  cost  of  $36  million. 

Scheme   1 1   added  in  addition  within  the  Prudential   portion  of  the  ring 
road,   35,000  sq.ft.   of  lobby/circulation   space  on  two  levels  in  front 
of  the  Prudential  escalators  at  a  total  cost  of  $42.5  million. 

Scheme   1 1 1   added  a  two  level   meeting   room  wing  in  the  location  of 
commercial   Block  C.      A  total   of  198,000  sq.ft.   of  new  space  was   pro- 
posed  at  a  cost  of  $50  million. 


The  major  deficiency  of  these  schemes  is  that  they  did   not  provide  sufficient 
meeting  and   exhibit  space  including  a  multi-purpose  room  of  30,000  sq.ft.      A 
second  deficiency  was  the  absence  of  adequate   lobby  and  circulation  areas  at 
the  Plaza   level.      Many  convention  attendees  will   be  coming  from  the  new  hotels 
on   Huntington   Avenue  and  will   want  to  enter  the  hall   from  the  plaza   level.      A 
lobby  connection   at  this   location   will   also  facilitate  the  sub-division  of  the 
facility  in  order  to  permit  the  functioning  of  several   conventions  concurrently. 
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Final    Development  Alternatives: 

In  order  to  correct  the  inadequacies  of  the  preliminary  schemes,   the 
consultant  considered   several   additional   variations  which   led  to  a 
presentation  on   July  22nd,   of  seven   development  alternatives 
(Table  3).      These  options   included  an   initial   plan  of  building   solely 
within   ring   road   property  to  an  alternative  which  encompassed 
building   within   all   of  the  development  areas   identified   including  the 
Ring   Road,    Commercial    Block  C,    the  West  Court  and   Commercial 
Block  A.      All   of  these  schemes  included   a  third  floor 
conference/exhibit  hall. 

The  several   development  alternatives  were   reviewed   by  the  Hotel 
and   User  Advisory  Committees  and  the  City  as  well   as  the 
Prudential    Insurance  Company. 

The  unanimous  consensus  of  the  consultants  and  advisory  groups 
was  a  preference  for  Alternative  4A.      This  alternative  maximized 
the  amount  of  meeting   space  and   provided  for  excellent  pedestrian 
connections  to  the  Sheraton   Hotel   and   new  meeting   space  to  be  con- 
structed on  the  Prudential   Plaza   level.      The  construction  cost  of 
this  alternative  was  estimated  to  be  $70.8  million   in  todays  dollars. 

Alternative  2  and  5A  were  also  considered   in   some  detail.      The 
former,   Alternative  2,   costed  $14  million   less  than  4A  because  it  did 
not  require  new  construction   in  the  area  of  Commercial   Block  C  and 
the  West  Court.      This  option,   on  the  other  hand,    supplied  an 
inadequate  amount  of  meeting   space,    37,000  sq.ft.    and   it  did  not 
provide  for  a   new   lobby  and   attendee  access  at  the   Plaza   level. 

Alternative  5A,   consisted  of  building  over  Commercial   Blocks   "C" 
and   "A"   with   retail   remaining  at  the  plaza   level.      This  additional 
amount  of  meeting   space  would   have  been   difficult  to  service  from 
the  elevators   in  the  exhibit  hall.      Furthermore,   the  additional 
meeting   space  which   would   be  provided   by  this  expansion   was 
already  being  constructed   by  the  new  hotels   in   Copley   Place. 


5a 
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Table  3 
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THE   PROPOSAL 


THE   PROPOSAL 

The  Hynes  expansion  will   more  than  double  the  size  of  the  current  facility 
from  326,000  sq.ft.   to  a  total   of  701,000  sq.ft.    by  adding   both  exhibit  and 
meeting   space  and   new  areas  for  lobby,   circulation,    food   preparation  and 
storage. 


The  existing  facility  has  only  one  lobby  entrance  off  Boylston  Street, 
is  only  one  major  meeting   room   in  the  entire  facility. 


There 


The  proposed  expansion  will   create  three  entrances,   two  along   Boylston   Street 
and   a  third   in  the   Prudential   West  court.      The   lobby  areas  will   facilitate  the 
use  of  the  hall   by  two  or  three  convention   concurrently.      Ground  floor  exhibit 
space  will   be  enlarged   by  moving  the  auditorium  to  the  second  floor  and   creating 
new  lobby  and  administrative  office  areas   in  the  ring   road   addition.      A   second 
major  meeting   room  will   be  constructed  on  the   roof  of  the  second  floor  exhibit 
hall. 

A   special   conference  meeting  facility  will   be  created   in  commercial   Block  C  and 
additional   meeting   space  will   be  located   in  the  ring   road   lower  level. 

Food   preparation  and  warming   areas  will   serve  all   meeting   rooms.      Service  access 
to  all   floors  will   be  improved   by  providing   new  elevators  and   storage  areas  on 
each   level. 

Table  4  indicates  the  amount  of  existing   space  and  the  additional   square 
footage  proposed. 


Table  4 

Area 

Existinq  Space 

Addition 

Total 

Exhibit 

104,000 

64,000 

168,000 

Main    Level 

52,000 

53,000 

105,000 

Second   Floor 

52,000 

11,000 

63 , 000 

Auditorium/Exhibit 

36,000 

6,000 

42,000 

TOTAL   EXHIBIT 

140,000 

70,000 

210,000 

MEETING 

12,000 

60,000 

72,000 

Conference/ Exhibit 

. 

36,000 

36 , 000 

Kitchen 

- 

11,000 

11,000 

Pre- Function/Circulation 

16,000 

100,000 

116,000 

Lobby 

17,000 

35,000 

52,000 

Support 

100,000 

55,000 

155,000 

Basement  Drive 

41 , 000 

8,000 

49,000 

TOTAL 

326,000 

375,000 

701,000 
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Exterior  view  of  Hynes  addition  showing  new  arcade,    looking  West  on  Boylston 
Street. 


Interior  view  of  the  new   lobby  area  at  Boylston  and   Dalton  Streets. 


Meeting   Rooms: 

The  most  significant  change  is  the  construction  of  96,000  sq.ft.    of  additional 
meeting   space.      Beginning   at  the  basement  level  of  the  ring   road   and  continuing 
on  each  floor  of  the  exhibit  hall   including  a   new  roof  level   are  located   a  total 
of  39  new  meeting   rooms  which  can  accommodate  from   100  to  4,000  persons.      In 
addition,    the  new  second  floor  auditorium  can   seat  with  the  balcony   included 
upwards  of  4,000  persons. 

The  meeting   rooms  will   be  designed  with   special   amenities:      multi-use  light- 
ing,   sound-proof  walls,    carpeting,    audio-visual   equipment,    including  two-way 
cable  television   hook-up  and  satellite  connections.      Access  to  a  service  cor- 
ridor will   facilitate  chair,   food  and   beverage  set-ups  and   many  of  the   rooms 
can   be  divided   into  different  size  configurations.      (See  Table  5). 

An  additional   feature  is  that  the  meeting   rooms  on  the  second  floor  above 
Commercial   Block  C  can   be  rented  as  a  special   conference  center  facility  with 
its  own   lobby,    pre-function   spaces  and   service  access  to  various  food   prepar- 
ation and  warming   areas. 


HYNES  AUDITORIUM  EXPANSION 
PRELIMINARY  MEETING  ROOM  SCHEDULE 


AREA  PER  LEVEL 


QUANTITY 
OF  ROOMS 


THEATRE 

BANQUET 

AREA 

CAPACITY 

CAPACITY 

4,224 

s.f . 

528 

282 

3,840 

s.f. 

480 

256 

2,640 

s.f. 

330 

176 

3,600 

s.f. 

450 

240 

3,240 

s.f. 

405 

216 

5,760 

s.f. 

720 

384 

900 

s.f. 

113 

60 

1,300 

s.f. 

225 

120 

1,800 

s.f. 

225 

120 

7,840 

s.f. 

980 

523 

9,600 

s.f. 

1 

,200 

640 

3,600 

s.f. 

450 

240 

3,600 

s.f. 

450 

240 

5,400 

s.f. 

675 

360 

2,700 

s.f. 

338 

180 

2,700 

s.f. 

338 

180 

2,700 

s.f. 

338 

180 

5,580 

s.f. 

698 

372 

36,000 

s.f. 

4 

500 

2,400 

LOWER  LEVEL 
(El.  lO'-O") 
Meeting  Rooms 


MAIN  LEVEL 
(El.  34--10") 
Meeting  Rooms 


SECOND  LEVEL 
(El.  54'-10") 
Meeting  Rooms 


THIRD  LEVEL 
(El.  74--10") 
Meeting  Rooms 


CONFERENCE/ 
EXHIBIT 


10,700  s.f. 


1 

(3) 

90' 
30" 

X 
X 

47' 
47' 

1 
(2) 

60' 
30' 

X 
X 

64' 
64' 

1 
(2) 

60' 
30' 

X 

X 

44' 
44' 

1 
-L2L 


60"  X   60' 
30'  X   60' 


96'  X   60' 
32'  X   60' 


1 

30' 

X 

SO- 

1 

(2) 

60' 
30' 

X 

X 

SO' 
SO- 

1 
(2) 

60' 
30' 

X 
X 

SO' 
30" 

1 
(2) 

98' 
49' 

X 

X 

80' 
80' 

1 
(3) 

120' 
40' 

X 
X 

80' 
80' 

1 
(2) 

60' 

30' 

X 
X 

60' 
60' 

1 
(2) 

60' 
30' 

X 
X 

60' 
60' 

1 
(3) 

90' 

30' 

X 
X 

60' 
60' 

1 
(2) 

60' 
30' 

X 
X 

45' 
45' 

1 
(2) 

60' 
30' 

X 
X 

45' 
45' 

1 

(2) 

60' 
30' 

X 
X 

45' 
45' 

1 
(3) 

93' 
31' 

X 

X 

60' 
60' 

36,000  s.f. 


150'  X  240' 


TOTAL    MEETING: 

TOTAL  CONFERENCE/EXHIBIT: 


71,900    s.f. 
36,000    s.f. 
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Theatre  Capacity  at  8  s.f.  Per  Person 
Banquet  Capacity  at  15  s.f.  Per  Person 


I  Exhibit  Space: 

The  exhibit  hall   contains  on  two   levels   some  210,000  square  feet  of  space.      In 
addition,   the  third  floor  conference   room  could   also  be  utilized  for   light 
exhibits  for  a  total  of  246,000  sq.ft.      The  existing  facility  has  only  150,000 
square  feet  of  exhibit  space. 

The  ceiling   heights,    and   loading  capacities  of  the  existing  facility  will   con- 
tinue.     The  utility  services  will   be  updated   in  the   renovation.      New  storage 
areas  will   be  created   around  the  perimeter  of  the  hall. 


BOYLSTON   street 
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I  Auditorium: 

The  new  auditorium   located  on  the  second  floor  will   serve  more  efficiently  as 
a  general   assembly  hall   capable  of  seating   some  4,000  persons.      A   large   lobby 
will   separate  the  auditorium  from  general   circulation  on  the  second  floor.      The 
stage  will   be  set  up  only  when   needed.      Chairs  will   be  stored   along  the  perimeter 
wall  to  facilitate  set-up  and  take  down.      Currently,   the  chairs  have  to  be  trans- 
ported  up  from  the  basement;    a  6-hour  job  which   restricts   utilization  of  the 
elevator  for  exhibit  set-ups.        The  auditorium  will   have  a  column-free  30-foot 
high   ceiling   in   contrast  to  a  50-foot  ceiling  which   currently  exists.      Food  warm- 
ing and   kitchen   preparation   areas  will   be  directly  accessible  to  the  auditor- 
ium.     The  auditorium,    if  desired,    could   also  be  utilized  for  exhibit  space  and 
the  third  floor  meeting   room  utilized,    if  needed,    as  the  general   assembly  hall. 
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I  PR  E-FUNCT I  ON/CIRCULATION 

The  existing  facility  has  only  one  major  meeting  room.  Access  to  this  room 
on  the  second  floor  is  from  a  pre-function  corridor  which  also  services  the 
Auditorium   balcony. 

The  expanded   Hynes  will   include  a  significant  amount  of  meeting   space.      Corridors 
and  gathering  areas   (pre-function   space)  outside  these  meeting   rooms  must  be 
provided  to  serve  these  meeting   rooms.      Pre-function/circulation   space  must 
also  be  provided   so  as  to  inter-connect  the  various   lobby  areas  which  will 
facilitate  sub-dividing  the  hall  for  several   concurrent  events. 


PRUDENTlAl  TOWIR 
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I  Goods   Flow: 

The  flow  of  goods  will   be  facilitated   by  changes  proposed   in  the  basement.      A 
new  loading  area  for  building   services  will   be  created,   thus  freeing   up  space 
for  two  additional   loading  docks  providing  a  total  of  49,000  for  movement  of 
exhibit  materials.      Additional   elevator  service  will   be  provided   and  truck  access 
will   be  improved  from   Huntington  Avenue  by  widening  the  egress  drive. 
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[COMPETITIVE    FACILITIES 

Table  6  below  indicates  the  existing  and   proposed   square  footage  of  Hynes 
and  the  dimensions  of  the  nine  other  facilities  most  competitive  with   Boston. 
As  a  meeting/conference  facility,   only  3  facilities  will   have  as  much  meeting 
space  as   Hynes,    and   Hynes  will   be  able  to  capture  over  90%  of  the  national 
convention   market. 

The  Hynes  expansion   is  aimed,    as   is  the  new  Mascone  Convention    Facility  in 
San   Francisco,   at  providing  meeting   and   support  exhibit  space  to  attract  pro- 
fessional  groups  and  mid  to  large-sized   national   conventions  which  can  operate 
either  concurrently  on  or  an  overlapping  time  schedule. 

In  terms  of  exhibit  space,   of  the  new  or  renovated  facilities   (excluding  the 
older  facilities   in  Atlantic  City  and   Philadelphia),    Boston  will   be  about  at  the 
mid-point  in  terms  of  size,    i.e.,    as  much   space  as  San    Francisco,    Miami   Beach 
and   Baltimore  and   less  space  than   New  Orleans,    Atlanta,   Washington   D.C., 
and   New  York.      A   larger  amount  of  exhibit  space  at  this  time  would   be  difficult 
to  market  in   Boston   because  of  limitations   in   Boston's  ability  to  attract  the 
largest  conventions  and  trade  shows.      These  meetings,    numbering   about  50, 
are  attracted  to  cities  with   a   large  trading  area   (NYC,    Chicago,    Dallas,    etc.) 
and  25,000  or  more  hotel   rooms. 
Table  6 

Comparison  of  meeting  &  exhibit  facilities 
in  9  major  cities. 


EXISTING  HYNES 

EXPANDED  HYNES 

BALTIMORE 


150 


PHILADELPHIA    3S 


SAN  FRANCISCO    50 


ATLANTIC  CITY   [50 
WASHINGTON,  DC 


50 


MIAMI  BEACH  [60 
NEW  ORLEANS 


meeting 

exhibit 

TOO 

250 

3€ 

115 

32 

382 

260 


365 


378 


238 


100 


350 


NEW  YORK  CITY   [  100 
ATLANTA 


750 


125 


650 


SQUARE  FEET  IN  THOUSANDS 


29 


PARKING/TRUCK   MARSHALLING 

o     Alternative  Sites 

Site  A:      Cheri   Garage 

Site  C:     Mass.    Avenue/Boy Iston  Street 


PARKING/TRUCK   MARSHALLING 

Parking   is  a  general   problem  in  the  Back  Bay.      Shoppers,   as  well  as  tourists 
and  conventioneers  require  parking  for  which  there  is  currently  an   inadequate 
supply. 

The  expansion  of  Hynes  Auditorium  will   not  generate  significant  additional 
traffic  since  the  development  program  is  geared  to  national   conventions   rather 
than  gate  shows,   whose  attendees  arrive  by  taxi  and   stay  at  local   hotels. 

Two  possible  sites  are  currently  being  considered  as   locations  which  might 
meet  the  need  for  parking  in  the  area  to  serve  both   Hynes  and  the  general 
Back   Bay  parking   needs.      Further  analysis   is   required  to  determine  the  need 
and  most  feasible  location. 

In  addition  to  parking   is  the  need  for  a  track  marshalling  area.      During   show 
set-up  and  take  down  times,   trucks  wait  on  the  adjacent  streets  to  gain  entry 
to  the  loading  docks.      A  truck  marshalling  yard  would   permit  temporary  truck 
storage,   thus  relieving  some  of  the  congestion  which   results  from  this  activity. 
Both   sites  have  been  evaluated   in  terms  of  their  ability  to  support  truck 
marshalling. 
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ALTERNATIVE  SITES 

Site  A:      Cheri   Garage 

Adjacent  to  the  Cheri   Garage   located   primarily  on  Turnpike  air-rights   is  a 
33,750  sq.ft.    parcel.      Plans   show  a  570  space  addition  to  the  550-car  Cheri 
Garage.      The  grade  level   at  Boylston   Street  would   provide  an  off-street 
location  for  the  temporary  marshalling  of  20  trucks  and/or  hotel   shuttle 
buses.      The  construction  of  this  addition   would   require  the  participation  of 
the  Cheri   garage  owners  whose   ramps  and  elevators  would   be  utilized   by  the 
addition  as  well   as  support  of  the  other  neighbors,   St.    Cecili's  Church, 
whose  shrine  and   parkland  would   be  abutted   by  the  addition. 

Site  C:      Massachusetts  Avenue/Boylston   Street 

A  91,300  sq.ft.    parcel  owned   by  the  Turnpike  Authority  is  located  at 
Massachusetts  Avenue  and   Boylston  Street.      The  rectangular  parcel   extends 
over  the  Turnpike  to  the  Newbury  Street  entrance  ramp.      The  site  provides 
the  opportunity  for  a  mixed-use  development  of  a  1,000  space,   7   level   parking 
garage,   52,000  sq.ft.   of  retail   space,   truck  and   bus  marshalling  for  25 
vehicles  at  grade  and  a   15-story,   383,000  sq.ft.    office  tower. 
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OPERATIONS 


OPERATIONS 

An  income/expense  statement  (Table  11)  has  been  prepared  by  the  City's  con- 
sultants based  upon  various  assumptions  concerning  rate  structure,  personnel 
and  utility  costs,  occupancy  rates,  etc.  The  projections  reflect  current  oper- 
ating experience  as  well  as  an  analysis  of  the  operating  costs  of  several  com- 
petitive facilities  in  the  United  States.  As  indicated,  revenue  from  rental  and 
concessions  is  projected  at  $2,160,000  and  expenses  at  $2,920,000  resulting  in 
an  annual  deficit  of  $760,000. 

These  projections  assume  additional   revenue  than  currently  is  generated  from 
various  services  such  as  food  and  beverage,   and   higher  operating  costs  to 
pay  for  the  staffing   which  these  services  will   require. 

A  variety  of  policy  issues  must  be  resolved   in  order  to  refine  this  preliminary 
operating   statement. 


TABLE    11 
EXPANDED  HYNES  AUDITORIUM 


FISCAL  ESTIMATES 

Potential  Revenues 

Rentals  (1) 

$1,560,000 

(1) 

Catering/Concessions  (2) 

300,000 

(2) 

Other  income  (3) 

200,000 

(3) 

Total 

$2,160,000 

$2,160,000 

Estimated  Operational  Expenses 

Salaries  &  Wages  (Incl.  benef' 

its) 

$1,550,000 

Utilities 

650,000 

Communications 

24,000 

Repairs/Maintenance 

75,000 

Contract  services 

150,000  • 

Supplies 

200,000 

Administrative  costs 

50,000 

Insurance  -  Liability  only 

100,000 

Contingencies  (5%) 

139,950 
$2,938,950 

2,938,950 

Notes: 

(1)  8ased  on  Peat,  Marwick,  Mitchell  &  Co.  report  dated  9/3/81 
estimating  260  use  days  per  annum.   It  was  further  assumed 
that  a  rental  fee  of  $6,000  could  be  anticipated.  This  figure 
is  based  on  a  the  following  assumption  --  120,000  s.f.  of  net 
rental  space  at  a  fee  of  .084  per  s.f.  per  day  =  S9 ,600,  say 
$10,000.  Assuming  trade  shows  may  use  an  average  of  60%  of 
available  space,  we  have  suggested  $6,000  as  a  reasonable  figure. 

(2)  Based  on  the  Auditorium  receiving  15%  net  from  the  caterer/ 
concessionaire's  gross  of  $2,000,000. 

(3)  Includes  potential  income  from  the  providing  of  electrical 
energy  and  services  to  exhibitions,  rental  of  equipment, 
provision  of  special  services  and  advertising. 

Caveat 

These  estimates  are  submitted  primarily  as  a  guide  to  the  types  of 
revenues  and  expenses  which  may  be  experienced  in  operation  of  the 
proposed  facility.   Information  is  based  on  data  from  recognized 
sources  and  presumed  to  be  correct.  No  liability  is  assumed  for 
error  or  omission. 
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ACQUISITION/RELOCATION 
o     City  of  Boston 

o     Prudential    Insurance  Company  of  America,    Inc. 
o     Relocation 


ACQUISITION/RELOCATION 

The  State  acquisition  of  land   area  for  Hynes  Auditorium  expansion   will   require 
a  total  of  239,571    sq.ft.   of  which  73%  is  owned   by  the  City  and  27%  by  the 
Prudential    Insurance  Company  of  America,    Inc.      The  State  will   purchase  in 
fee  the  City  property.      The  terms  for  the  purchase  of  City  of  Boston  and 
Prudential   real   estate  interests   have  yet  to  be  determined.      The  three  major 
parcels  owned   by   Prudential   are  all   located  above  existing  developed   areas  of 
the  Prudential   Center. 

CITY   OF   BOSTON 

Of  the  City's  total   land  area  of  4  acres,   3.05  areas  are  occupied   by  the 
existing   Hynes   structure;   the  balance   (Area  A)   is  the  undeveloped   portion  of 
the  ring   road  consisting  of  41,360  sq.ft. 

IPRUDENTIAL  INSURANCE  COMPANY  OF  AMERICA,  INC. 

Prudential   land  area  (65,886  sq.ft. )  consists  of  3  distinct  parcels  all  of  which 
are  located  above  existing  structures. 

Ring   Road:      11 ,436  sq.ft.    is   located   above   Prudential   garage  (Area   B). 

Commercial   Block  C:      36,450  sq.ft.    is   located   above  Prudential   air-rights 
platform   (Area  C). 

West  Court:      18,000  sq.ft.    is   located  above  Prudential   air-rights  platform 
(Area   D). 

The  various  acquisition   parcels  are  summarized  on  Table  7.      The 
construction/  development  issues  for  these  parcels  are  identified  on 
Tables  8-10  and   located  on  the  acquisition  area  site  plans;    Lower,   Street,   and 
Main    Level. 


Table  7 
Acquisition   Parcels 


City  of  Boston 


Hynes  Auditorium  133,034  sq.ft. 

Ring   Road  41,360  sq.ft. 

Total   of   Land   Area  174,394  sq.ft.    -   (4  Acres) 

Prudential    Insurance  Company 

Ring    Road  11,436  sq.ft. 

Commercial   Block  C  36,450  sq.ft. 

West  Court  18,000  sq.ft. 

Total   Prudential 
Insurance  Company 

Land   Area  65,886   sq.ft. 

TOTAL    LAND   AREA  240,280   sq.ft. 
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Table  8 

City  of  Boston/Prudential    Insurance  Company  of  America,    Inc. 

Construction/Development  Areas 

MAIN/PLAZA    LEVEL 

Area  A   (City  of  Boston   Property) 

New  construction.      Obtain   permission  from   Prudential   to  close   Ring   Road. 

Area   B 

New  construction.      Close  garage  ramp. 

Area  C 

Demolish  existing  construction  to  Plaza  level.      After  new  construction,   arcade 
to  remain  as  public  way. 

Area   D 

Demolish  existing  construction  to  Plaza   Level,    including   stairs  and  escalators. 
After  new  construction,    public  way  to  be  maintained.      Provision  for 
Prudential   fresh  air  intake  to  be  maintained. 

Areas   E,    F 

Exact  extent  of  new  construction   in  vicinity  of  Prudential   Tower  dependent  on 
further  studies.      Skybridge  from  Sheraton  to  be  constructed   by  Sheraton. 
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Table  9 
CITY   OF   BOSTON/PRUDENTIAL   CONSTRUCTION/DEVELOPMENT  AREAS 

STREET    LEVEL 

Area   B 

New  construction   above  garage.      Close   ramp  down  to  garage. 

Area  CI 

Vacate  existing   shop. 

Area  C2 

Reinforce  structure  over  Mass.    Turnpike. 

Area  C3 

Possible  usage  of  some  or  all  of  existing   space  for  service,   storage  or 
mechanical   space. 

Table  10 

CITY   OF    BOSTON/PRUDENTIAL   CONSTRUCTION/DEVELOPMENT   AREAS 


BASEMENT    LEVEL 


Area   B 


Construction  of  Mezzanine  in   garage.      More  structural   analysis   required  to 
determine  if  sufficient  headroom  can   be  obtained  to  preserve  parking   below. 
Some  space  will   be   required   below  for  escalator  machinery,   etc.      Note  that 
adjacent  "ramp  down"   in  garage  will   be  closed. 


IRELOCATION 

There  are  currently  11    retail   businesses   located  within  an  area   known  as 
Commercial   Block  C.     Two  of  these  firms,    L1    Elegance  Coiffure  and  the  Mass. 
Lottery  Game  Room,   are  located  at  the  street  level.     The  remaining   nine  firms 
listed   below  are  located  at  the  Prudential   Plaza   level.      These  eleven  firms 
must  be  relocated   in  order  to  permit  the  first  phase  of  such  construction 
which  is  scheduled  to  begin   in   November,    1982. 
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CONSTRUCTION   SCHEDULE 


ICQNSTRUCTION   SCHEDULE 

The  renovation/expansion  of  Hynes  is  expected  to  take  place  over  the  next  48 
month   period  with  groundbreaking   scheduled  to  take  place  in   November  1983, 
and  construction  projected  for  completion   in  January,    1987. 

After  one  and  one-half  years  for  design   and   bidding,    construction   is  to  be 
staged   so  that  additional   increments  of  exhibit  and  meeting   space  totalling 
some  375,000  sq.ft.    will   be  added   in  three  overlapping   phases  each  taking 
approximately  one  year  in   duration.        The  amount  of  exhibit  space  will   not  be 
affected   by  the  expansion   except  during   Phase   II,    where  for  a   period  of 
about  one  year,    Hynes  will   have  some  30,000  square  feet  less  than  currently 
exists. 

The  construction  schedule  is  summarized  on  Table  12  below.      The  amount  of 
meeting  space  and  exhibit  space  which  will   be  available  for  rental   purposes  is 
identified  for  each  construction   phase. 

Table  12 
CONSTRUCTION    PHASING 


Construction 
Year  Phase  Space  Available  at  Hynes 

Jan-Dec.    1984        Phase   I  12,000  s.f.    meeting 

142,000  s.f.   of  exhibit 

Jan-Dec.    1985        Phase   II  22,300  s.f.   of  meeting 

99,600  s.f.   of  exhibit 

Jan-Dec.    1986        Phase   III  22,300  s.f.   of  meeting 

156,000  s.f.   of  exhibit 

January  1987  Completion  71,900  s.f.   of  meeting 

36,000  s.f.   of  conference/exhibit 
210,000  s.f.   of  exhibit 

The  first  phase  addition   (Table  13)   will   be  the   reconstruction  of  Commercial 
Block  C   into  a  two-story   lobby/meeting   room  area.      A  total   of  156,000  s.f. 
will   be  added  to   Hynes  during  this   phase. 

The  second  major  addition   will   include  closing   down  of  the  first  floor  audi- 
torium so  that  a  new  floor  and   lobby  area  can   be  constructed.      After  a 
sixteen  month   period,    an   additional   72,000  sq.ft.    will   have  been   added  to 
Hynes. 

The  third   phase  will   involve  building   a  new  third  floor  meeting/exhibit  space 
and  completing   construction   in  the  ring   road   in  front  of  Hynes.      This   phase 
will  overlap  with   and   extend   beyond  the  completion  of  Phase   II    by  some  9 
months.      A  total   of  146,000  sq.ft.    will   be  added   in  this   last  phase. 
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BENEFITS   OF   HYNES   AUDITORIUM    RECONSTRUCTION 


IBENEFITS   OF   HYNES    RECONSTRUCTION 

State  taxes  generated   by  the  expansion  of  Boston's  convention   business  after 
the  Hynes   reconstruction   program   is  completed   are  estimated  to  double  from 
$32  million  to  $64  million   by  1987.      The  expense  for  renovating   Hynes  will   be 
covered   by  this  additional   State  tax   revenue.      The  State,    therefore,   will   be 
able  to  pay  back  the  cost  of  the   Hynes  expansion   in  a  short  period  of  time. 

In  addition,   the  growth  of  conventions   in   Boston   after  the   Hynes  expansion 
will   produce  some  7,500  new  jobs. 

Failure  to  expand   Hynes  will   undoubtedly  see  hotel   occupancy   in   Boston  —  now 
averaging   72  percent—drop--  to  as   low  as  50  percent.      The  Commonwealth  of 
Massachusetts  would   lose  an   estimated   $50  million   in  tax   revenue  per  year  if 
the  hotel  occupancy  were  to  decrease  to  the  50  percent  level   in   Boston. 
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